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The most important feature of a small town like 
Staples is that it is small. Moreover, it is what 
Minnesotans generally refer to as an "out-state" 
community. Staples has always been a small out-state 
community and will in all likelihood remain one. It 
will not become a large metropolitan area, nor will it 
ever be absorbed by one.Throughout its history, only 
its vitality and prosperity have fluctuated. No doubt 
its own attitudes about the essence of small towns in 
general and its own reflections about its raison d~tre, 
in particular, have also changed. Nonetheless, it will 
remain a center of activity for many years to come 
regardless of the relative importance of any one 
activity at any one time. 
Unlike its many small town counterparts, growth has 
been most closely linked to an inrlustrial economy in 
addition to an agrarian economy. The ebb and flow 
of its population, indeed even 1 ts exact location, 
seems to have been determined !)y key industrial 
developments. 
Staples became a village in 1889 but its history dates 
back an additional one hundred years. Trading posts 
were established not too far from Staples as early as 
1783. The fur industry of the Northwest Company, 
and later the American Fur Company, thrived largely 
because of vast fur resources and shipping routes. A 
major overland trail from the Red River to St. Paul 
passed not too far from the present day location of 
Staples. Some trading posts flourished and enlarged, 
eventually becoming communities of up to one 
hundred people before disappearing when the trail 
was abandoned. 
Later, the area surrounding the current location of 
Staples became a strategic spot for both the lumber 
industry and the railroad as they pushed northward 
and westward. Virgin forests of white pine (some 
trees five or six feet in diameter) fell victim to this 
new economy. It was the forest that lured the original 
permanent settlers. Unforested land was generally 
swampland unsuitable for large scale farming. Small 
settlements such as the Dower Lake Settlement and 
the Staples Mill site thrived briefly with homeowners 
and merchants often moving their houses or stores to 
new locations after the trees in one area were felled. 
Eventually, many of the buildings were moved to the 
new railroad village of Presto which was later 
renamed Staples. With lumbering nearly gone, Dower 
Lake and Staples Mill were fast becoming ghost 
towns. 
In 1889 the future of Staples became clearer when 
the Northern Pacific Railroad began construction of a 
"cutoff" that would shorten the distance of the 
existing route between St. Paul and the West Coast by 
twenty-seven miles. The new cutoff intersected the 
existing main line only one half mile east of the old 
Staples Mill site. Staples, incorporating as a village 
that year, would become a focus of the developing 
countryside surrounding it. Lumber was still plentiful 
enough for local construction and three brick yards 
were quickly established. Businessmen became 
confident about their future. A police department, a 
post office, a newspaper and a school quickly 
followed in spite of the fact that there was never 
enough housing for the families of the new trainmen. 
As the new city increased in size, houses and 
businesses were built on both sides of the railyards 
wherever the land could most easily be cleared or 
filled. In 1890, after the organization of an 1 
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Northern Pacific Park, original town square and site of present railroad depot. 
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PREFACE 
PROJECT REDISCOVERY in Staples was one of six 
community-University study projects during 
I 9 7 4-19 7 5 which provided survey, planning, and 
design services to Minnesota communities. Service 
was furnished by architecture and landscape 
architecture students as part of their professional 
training at the University of Minnesota. Working 
under faculty guidance, the students met with 
interested local groups to define problems, establish 
priorities and propose solutions to planning and 
design problems. Most students earned roughly 
one-third of their credit hours per academic quarter 
for each of the quarters they were involved. Projects 
varied in length from two to three quarters. 
Four units of the University combined to carry out 
PROJECT REDISCOVERY. The Urban Education 
Center of the Center for Urban and Regional Affairs 
administered the Project; the School of Architecture 
and Landscape Architecture and the Department of 
Horticultural Science and Landscape Architecture 
provided students and faculty; and, the Community 
Resource Development Program of the Agricultural 
Extension Service helped locate and define problems 
and brokered many of the contacts with 
communities. 
This report contains planning and design proposals 
for Staples, Minnesota prepared by three students, 
Andrew Golfis, George Watson (both studying 
landscape architecture) and Richard Wolfgramm 
(studying architecture). Richard Wolfgramm wrote 
the report as part of an extended independent study. 
All three students are completing or have completed 
their undergraduate professional training in their 
respective fields. 
The proposals represent one approach for 
development in Staples and are not necessarily the 
only solutions to community problems. UEC has 
supported the distribution of the proposals to provide 
a record of student work and to contribute ideas to 
discussions about future development possibilities. 
The report has been reproduced by the Staples A VT! 
Graphics Department with financial help from 
Staples citizens. Copies are available from the Staples 
Chamber of Commerce or the Urban Education 
Center. Questions about PROJECT REDISCOVERY 
should be addressed to: 
Urban Education Center 
University of ~linnesota 
Pavilion Annex, 1419 Gortner St. 
St. Paul, ~lN 55108 
(612) 376-3684 
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AUTHOR'S NOTE 
The study presented in this booklet represents one 
step in a continuing process. A series of local 
initiatives begun almost a decade ago has fostered a 
spirited growth pattern in Staples. The process of 
growth is accelerating, with trends indicating the need 
to study the factors affecting recent change. This 
study comes at a time when the results of the last 
decade's progress are evident. That evidence now 
serves as the basis for this particular vision of future 
growth possibilities. 
The proposals contained within this study represent 
an accumulation of ideas suggested by the citizens of 
Staples in addition to one version of how they might 
be assembled and given direction. The ideas shown 
here are dreams; dreams with a foundation in needs 
and concerns expressed by the people. The dreams 
are given some sort of loose order and direction, 
glued together with optimism and offered back to the 
community. Beyond that, the realization of these 
ideas requires a continuation of the efforts begun in 
the last decade. 
It is hoped that these ideas will appear as real as 
necessary to tickle someone's imagination. 
Presumably, someone is ticklish ...... . 
Richard G. Wolfgramm 
Architec·ture Student 
University of Minnesota 19 7 6 
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for the hundreds of 
citizens of Staples 
who will change 
the dimensions of their city ... 
... and for Christen. 
Quality isn't something you lay on top of subjects 
and objects like tinsel on a Christmas tree. Real 
quality must be the source of the subjects and 
objects, the cone from which the tree must start. To 
arrive at this Quality requires a somewhat different 
procedure from the "Step 1, Step 2, Step 3" 
instructions ... 
Robert M. Pirsig: 
Zen and the Art of 
Mo to rcy cle Maintenance V 
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Fourth Street (looking north) from footbridge. 
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independent school district, two new school buildings 
were constructed, one on either side of the tracks. 
The physical growth of neighborhood areas was from 
the very beginning much like a town straddling a river 
in a narrow valley. 
In 1906 Staples became chartered as a city with a 
population of 2,162 ( only 600 fewer residents than 
its 1970 census). Railroad construction continued to 
provide the primary economic stimulus. The yards 
were enlarged and a water pipeline, a round-house 
and a machine shop were all built. A double track was 
being laid to Fargo with other major constructuon 
pending. During the next year, the Northern Pacific 
stock yards were built, quickly becoming the largest 
yards in the company system. By 1910 the railroad 
had constructed a large passenger station providing a 
new focus for the still young business district. 
For more than the next forty years, and until the late 
Buildings in background occupy site of present bank parking lot. 
1950's and early 1960's the tempo of life in the city 
seemed to parallel the tempo of developments at the 
railroad. Railroading remained dominant, nurturing 
the general economy for a total of some seventy-five 
years. Dependence on the railroad was essentially 
taken for granted. 
There was only limited diversity in industry, a 
situation which the community has largely corrected 
during the last fifteen years. Railroading is still 
significant but it is no longer dominant. When 
railroading began to suffer serious economic setbacks, 
industrial opportunities in other cities lured away 
much of the manpower, particularly the young. 
Since 1958 many industrial firms have located either 
their home offices or branch plants in Staples. 
Stability exists now because of a relative abundance 
of recently realized industrial potential and a 
resulting diversity of new industries. 2 
Fourth Street (looking south.) Note pedestrian bridge over railyards. 
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The tempo of life increased significantly following 
World War II and continued through a boom which 
extended for a period of several years following the 
Korean conflict. The railroad's eventual and lengthy 
decline was almost unnoticed at first. A new 
economic phase would have to be spirited into life to 
supplant the old. In spite of the fact that a major 
new transition was close at hand, Staples remained 
relatively content with itself for several years. 
A document prepared for the Staples J ayCees and 
entitled The Fantastic 60's: A Vision for the 70's 
outlines what happened next. In the late l 950's 
rumors were circulated that the Northern Pacific 
Railroad would be shutting down its operation. They 
employed 315 persons at that time and the 
community's general attitude slipped to one of 
desperation. The Staples Development Corporation 
was formed to encourage and attract new business 
and industry. Since then, eighteen new industrial 
business ventures have located in Staples. An airport 
and an airport industrial park are readily apparent 
highlights of the new growth spawned by this 
energetic campaign. 
Paralleling this resurgence was the designation in 
1959 of Staples as a site for a new Arca Vocational 
School. Within a matter of years, the school has 
become nationally recognized. Today it has within its 
curriculum the largest Vocational heavy equipment 
and machine shop programs in the nation. Also, in 
1968 the Central Minnesota Demonstration Research 
Irrigation Farm was established to demonstrate how 
marginal croplands of the type that surround Staples 
can be fully cultivated, particularly for specialty 
crops. 
Middle: North Elementary 
Bottom: Staples Area Technical Vocational School 
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Developments in these three critical areas, (light 
manufacturing, education and farming)were the sparks 
that ignited other important advances throughout the 
community. Several among many of the phenomenal 
community improvements within the last few years: 
A Highrise for the Elderly 
A new Medical Clinic 
A new Hospital and Nursing Home Complex 
A new Elementary School 
A new experimental model non-graded Elementary 
School 
Improved parks and winter recreational areas 
A new Community Center Complex 
Expanded water and light department services 
Improved Library facilties 
Executive offices for Minnesota Economic Develop-
ment Region Five (Covers the counties of Todd, 
Cass, Wadena, Crow Wing, Morrison) 
In looking over the recent past, all of these and other 
developments would appear to have come quickly 
and easily. They did not. They did, however, outstrip 
advances in other areas. l11 some respects, Staples was 
not quite able to keep pace with its own growth. 
Showing concern for this fact, the Jaycees published 
community attitude survey in an attempt to discover 
just where the community's strengths and weaknesses 
were. The survey, endorsed by the Chamber of 
Commerce, the Lions Club and the Rotary Club 
concentrated on recreational opportunities, shopping 
accommodations, community appearance, job 
opportunities, city services, health services, 
educational opportunities, and other aspects of 
community life. A thorough survey report, published 
in six installments contained some interesting and 
candid observations. 
Top: Staples Filtration Plant 
Bottom: Industrial Park Sites 
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One major cnt1cism: the business community had 
failed to keep pace with the expansion experienced in 
other sectors of the community. In 1972 the 
Chamber of Commerce distributed its own consumer 
survey. The Chamber needed to determine more 
specifically the needs of the consumer and the 
deficiencies (as the consumer saw them) of the 
Central Business District. Consumers rated their own 
shopping district as poor to fair for a variety of 
reasons. Many were frustrated by the lack of 
competitive pricing. This was supported by the fact 
that over thirty percent of the respondents indicated 
that they did a majority of their shopping in other 
cities. Other responses offered pro and con arguments 
about a pedestrian mall. More parking adjacent to the 
shopping areas was desired. General storefront 
beautification was frequently mentioned. Also 
indicated was a need for future office space to 
accommodate the anticipated growth of professional 
services such as attorneys, accountants, etc. 
One of the most curious interviews I had during the 
course of my investigation was with a man who had 
recently been transferred from out of town as an 
employee of one of Staples' newest industries. Not 
being much more familiar with Staples than I was at 
the time, he was nonetheless sharp with his criticism 
of Staples' obvious lack of business variety. He was, 
in fact, determined to leave town as fast as he could. 
Suspecting that he had a major complaint to share, I 
pressed him further. As it turned out, he felt that it 
was a genuine hardship trying to live in a town that 
could not support at least one pizza parlor! As 
insignificant as it seemed at the time, the question he 
raised was a serious one. For other people the need 
Top: Medical Clinic 
Bottom: Hospital 
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for an additional grocery store or a shoe store seemed 
to be the most important addition that Staples could 
make. As the following information from the 
Chamber of Commerce Consumer Survey indicates, 
almost everyone in town had a different idea: 
Discount Store 
Grocery Store 
Junior Department Store 
Children's Clothing 
Discount Gas Station 
Shoe Store 
Dress/Boutique Shop 
Recreation and Hobby Shops 
Improved Restaurants and New Supper Club 
New or Improved Bakery 
etc ... etc ... etc ... 
Some people listed important amenities and conveni-
ences: 
Uptown Pay Telephone 
Public Restrooms 
Children's Play Areas 
Places to sit and talk 
as well as some general improvements: 
better banking hours 
stores open evenings 
selected establishments open twenty-[ our hours 
Only about 25% of the people felt that the main 
shopping block need be closed off completely or that 
a mall enclosure be built for year 'round climatization. 
The work necessary for the future was ominous, but 
at least a background of statistical information was 
now available. 
Top: Community Center 
Bottom: Senior Citizens Hi-Rise Housing 
OTHER OPTIMISM, 
DIRECTIONS: A t~~:tlJ~~s, 
METAMORPHOSIS BOOTSTRAPS! 
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Following the analysis of its own Consumer Survey, 
the Chamber of Commerce organized a standing 
committee, the D.R.E.A.M.S. Committee, to begin a 
process of self-motivation and self-improvement. 
(D.R.E.A.l\1.S. is a convenient acronym for 
Downtown Rehabilitation and Environmental 
Association for l\lotivating Staples.) Among other 
things, it persuaded a group of Horticultural/ ursery 
students from the Brainerd Vocational Technical 
Institute to complete a feasibility study for the 
enhancement of the -!th Street shopping area. It also 
approached a design planning firm to make a variety 
of proposals for the same area. They were to range 
from beautification to full mall enclosure. The 
professional design services, not to mention the im-
plimentation costs, were excessive. 
In the Fall of 1974, Robert l\lorse of the Urban 
Education Center at the University of l\linnesota 
began initiating contacts with the leaders of several 
outstate communities. The Urban Education Center is 
in essence a consortium of several design studios 
within the University of l\Iinnesota's School of 
Architecture and Landscape Architecture and the 
Department of Ilorticultural Science and Landscape 
Architecture. 
With the new sponsorship of the l\Iinnesota State Arts 
Council, "Project Rediscovery" would become a 
continuation and enhancement of previous design 
assistance programs undertaken by the UEC in 
Renville County and Lincoln County. The 
Architecture Panel of the Minnesota S.A.C. had been 
seeking new ways of serving the many small 
"communities" which desired but could not afford 
professional design services. 
Working through University channels, Morse 
contacted Community Resource Development Agents 
at the Agricu tural Extension Service of the 
University. Through them he contacted Jared Smalley 
of the Concerted Services Program which is a USDA 
demonstration project for human service delivery in 
rural areas. Smalley, the Assistant Director of the 
program in Wadena, knew of the DREAMS 
Committee in Staples and referred l\lorse to them. 
The second part of l\lorse's job was to determine 
whether Staples might be interested in receiving 
design assistance through student design projects. In 
mid-September, l\lorse contacted the Staples 
Chamber of Commerce and presented his concept of 
the Project Rediscovery program at an executive 
committee luncheon. The program would depend on 
a commitment by Staples to provide some interest, 
some enthusiasm, some motivation and $200.00. 
(The S.A.C. provided a double matching grant.) The 
interest and commitment were immediate. 
As students, Andy Golfis, George Watson and I 
became involved with the program through our design 
studios. George and Andy had one year remaining at 
the School of Landscape Architecture while I was in 
the fourth of a five year program at the School of 
Architecture. \Ve were offered opportunities to 
provide planning assistance in Crosby, Hoyt Lakes, 
Lake Crystal, Mora, Lake Benton or Staples. We 
selected Staples, and our first VIS!t came in 
i\lid-October when we began with pomp, ceremony, 
interviews and a physical inventory. 
8 
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LAND USE 
The first research goal undertaken was to understand 
the land use relationships which exist throughout the 
city. It would have been premature to develop goals, 
guidelines or indeed an actual design for the Central 
Business District (CBD) without a complete 
understanding of the areas which bound and surround 
it. Even though planning efforts were to concentrate 
ultimately on the CBD, it was first necessary to 
ensure that any specific proposals for the CBD would 
be relevant with respect to change and growth in 
other sectors of the community. 
With the aid of the Staples PlanningCommission,the 
Staples Development Corporation and through 
informal seminars or personal interviews, I began to 
piece together recent growth patterns in industrial, 
residential, open space and retail areas. An accurate 
land use map indicating existing properties and 
housing densities was located. I also obtained a copy 
of the zoning ordinance recently adopted by the 
Planning Commission and the City Council. 
In a succession of meetings with the Planning 
Commission, the question most often posed was, 
"What should the land use relationships be in the year 
2000 and beyond?" Implied within that broad 
question were other questions about how a zoning 
ordinance might be written not only to preserve but 
also to anticipate, stimulate or even "pre-ordain" 
growth patterns. Until now, natural forces had more 
or less dictated the development of the city. One 
elderly gentlemen whom I interviewed spoke of a 
small commercial area which once existed on the 
south side of town. Today there is no trace of it. This 
development is probably attributable to naturally 
prevailing winds which carried smoke cinders from 
old steam engines. Factors like that have ch ,mged, but 
the orientation of the city has remained essentially 
the same. Current development has occured largely 
on the north side of town where some marginal land 
has had to be filled, drained or otherwise reclaimed 
for recreational, industrial and institutional uses. 
This process has enabled the community to make 
wise and efficient use of substandard land without 
encroaching upon land areas where future residential 
development will likely occur. On the south side of 
town virtually no new construction has been 
undertaken for some time. 
Fourth Street, along which most of the existing 
commercial district is built, was formerly part of the 
ShermanHighway (a highway which led in various 
circuitous directions toward Aldrich and Wadena 
from St. Paul). US Highway 10 was later constructed 
perpendicular to this main street and parallel to the 
railroad.This created an unusual and fortunate, though 
completely unplanned situation for the CBD. The 
"main street" of the shopping district is now in effect 
a side street as far as the automobile is concerned. 
Another change in this situation is pending. Highway 
10 is due to be relocated north of town as a four lane 
bypass. Would such a highway prove to be a barrier 
for future expansion in that direction? Should the 
CBD be entirely relocated and reoriented along new 
traffic routes? Will existing neighborhoods be 
threatened by unforeseen factors such as noise 
pollution? Based on accurate forethought and 
foreknowledge, what land use decisions can be made 
now? 
Previous change could be characterized as more 
fortuitous and spontaneous than foreknown. Is 9 
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change and growth in a small town somehow 
inappropriate if it is planned? It has been my 
assumption that some type of plan will be extremely 
helpful if widely discussed and at least informally 
adopted. The interdependence of the industrial, 
commercial and residential neighborhoods is too great 
to be left to happenstance any longer. Too much is at 
stake when energetic small towns like Staples are just 
beginning to experience a resurgence. Now would be 
an opportune time for a serious self re-examination in 
light of the complexities of a resurgence. Staples has 
gotten its feet on the ground but it is running in 
several directions all at once. 
The land use research and consequent conclusions are 
limited to schematic proposals. In consideration of 
the year 2000 many assumptions had to be made. 
Some conclusions are simply gut reactions. A rigid 
an al ytical anaylsis utilizing computers or other 
sophisticated formulas was discarded in favor of more 
simple determinations. In short, the conclusions and 
proposals are based about equally on both recent 
existing growth trends and the aspirations of the 
community (as best as they could be interpreted). 
This process was interceded in only to help define the 
situation from an outside perspective and to help 
interpret and communicate the variables graphically. 
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City survey map indicates city limits, platted areas, and 
road grid. 
U.S.G.S. Map (1970) indicates geographic features 
surrounding Staples. U.S. Highway 10 and the railyards 
roughly bisects the community. Areas around the north 
end of town are mostly marshy. Shading indicates most 
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This land use p,roposal indicates emphasis on areas for 
multi-family housing and a business district on the 
south side of town. 
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Note expanded business areas both north and south of the 
existing Central Business District. Note also the 
extensive greenway network on the south side of town. 
CITY 
OF 
S"fi. 
LL 
--=-- :7=_;.E:f 
' 
' 
' 
- a 
' 
This map emphasizes growth patterns as they might be 
anticipated along the Highway 10 bypass (particularly at 
the 4th Street interchange. Properly disigned multi-
family housing could function as a buffer between the 
railroad and the other residential areas on the south 
side of town. 
' 
-----1 
! 
I . 
12 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
STREETS & illGHWAYS 
There are typically four categories of streets in any 
city: residential, collector, arterial and highway. The 
most significant change in Staples will result from the 
planned relocation and upgrading of US Highway 10. 
The present highway would continue to serve the 
urban center as an alternate business route while the 
new location would relieve the CBD of a great deal of 
unnecessary congestion. A planning difficulty 
involved has to do with the simultaneous 
construction of an interchange at the east end of 
town that would meet the needs of the residents who 
live on the south side of the railyards. At this writing 
it is uncertain whether funding will be available for 
such an interchange. 
Residential streets are generally in good condition 
and pleasant to either drive or walk along. Many, 
however, are not yet paved while others for some 
reason simply do not exist as shown on the map! 
Collectors in neighborhood areas should be 
designated for special priorities such as ambulance 
service, fire lanes, emergency snow removal, etc. 
Appropriate parking regulations, stop signs, school 
crossings or other markings would allow easier and 
safer traffic flow into and out of the neighborhoods 
they serve. 
Arterial roads are neighborhood connectors and 
therefore have to serve everyone and all types of 
traffic. There is presently only one main north-south 
arterial in Staples but it appears capable of handling a 
fairly large increase in traffic. 
Highway 10 will remain the major east-west route 
through town but should be treated as an arterial 
rather than as a highway. In that slightly altered 
capacity it could take on a more meaningful 
relationship with the neighborhoods that it serves, 
particularly the business neighborhood. 
13 
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Total number of existing units is fifty-two. 
* Indicates housing for the elderly (excluding nursing 
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HOUSING 
While exact figures for new housing starts in Staples 
are not available, other information about the 
situation is not hard to come by. There is an extreme 
shortage of housing. A number of factors enter in: 
Staples is experiencing a rapid rate of 
growth with the demand for housing remaining 
at a high. 
Multi-family rental housing is a new concept 
with a lack of interest by most would-be 
developers. 
The economy throughout the building industry 
is sluggish. 
Housing improvements have been limited to 
remodeling and room additions. 
Some economic and social group populations, 
such as the student population at the 
vocational school, tend to fluctuate 
seasonally. 
Federal subsidy and housing assistance 
programs no longer have adequate funding. 
Contractors have been reluctant to build 
during the winter months. 
The only viable alternative for many families 
is mobile home living. 
All of these are persistant problems. However, all of 
them can be overcome and it is likely that housing 
starts will increase in number as the economy 
improves. Special housing needs for the elderly and 
non-ambulatory aged are already being met. 
Top: Fascinating brick detail characterizes older homes. 
Middle: Home addition for business activities. 
Bottom: New Multi-family housing. 
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Top: No longer predominant railroad is still sign of continuing commerce. 
MANUFACTURING 
Change and growth within the manufacturing 
community have been the most rapid. A whole new 
array of manufacturing firms along with the 
continued, though somewhat lessened, presence of 
the Burlington Northern Railroad provide a firm and 
diverse economic base for the community at large. A 
large industrial park complete with an adjacent 
airport highlight the type of development that is 
possible when the representatives of a small town 
begin an earnest campaign to lure industry. Industrial 
settlement is gererally a slower process in terms of 
overall community growth due to both the long-range 
commitments and substantial capital investments 
involved. Both the community and the businesses 
face a great deal of risk. 
Nonetheless, this industrial economic base is likely to 
continue growing in Staples. Skilled manpower is 
available. The existence of fifteen firms which have 
already made the move serve as testimony to the 
opportunities which Staples affords. Consequently, 
the land area devoted to industry is also likely to 
grow. 
The land use proposal which was prepared as a 
backdrop for the remainder of this study contains not 
one, but several sites which would allow a variety of 
alternatives for potential corporate investors. It is 
necessary to offer a maximum variety of sites, each 
with its own particular amenities such as transport 
facilities, sewer connections, tax advantages, etc. A 
range of sites, each of which would lend itself to 
unique development potential would greatly increase 
the prospect of any one site meeting the individual 
needs of the user. 
Middle: Car shop recycled for Transco, Inc. 
Bottom: Sportswear Manufacturer, one of the first new industries. 
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Sites which avail themselves for industrial uses should 
be selected now as part of a long range development 
plan. This effort would serve the investor by making 
him aware not only of his opportunities within the 
community but the foresightedness of the 
community as well. The effort would also serve the 
community in that specific sites need to be chosen on 
the basis of their short-range and long-range 
relationships with other land use areas. 
Wholesale industrial growth in one area may prove to 
hinder the development of recreational areas,or 
insitutional areas. Wherever possible,incompatible land 
use areas must be separated by some type of buffer or 
transitional area. For example, a recreational green 
space or even a wildlife area could be a useful buff er 
between industry and housing. A small municipal golf 
course or driving range could be built along the 
glidepath to a small airport where structures could 
not be built. In any event, investors would 
undoubtedly be impressed to note that their 
corporate plans had been anticipated and planned for. 
Top: 3M offers employment and "on the job" training. 
~• -. -~ ~ 
- ... 
Middle: McCourtney Plastics & Machine Shop. 
Bottom: Hershey Tool & Machine Rebuilders. 
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OPEN SPACES & BUFFER ZONES 
When considering land use relationships, there are a 
few maxims or rules of thumb that should not be 
ignored. Ideally, an area of land zoned for heavy 
industry should not be adjacent to an area zoned for 
single family dwellings. Yet this is just the case in 
several areas of Staples, particularly where some 
private property adjoins the main Burlington 
Northern railyards without so much as a street or 
driveway between. Any interface between two such 
incompatible areas can be avoided in the future. 
Another example is the present tendency of some 
businesses to locate well within the fringes of 
residential neighborhoods. This tendency is probably 
due to either high land costs within the CBD or the 
unavailability of vacant land within the CBD that 
would fit the desired needs of the developer. 
Whatever the reason, it would be wise for the 
Planning Commission to advise the City Council of 
this noticeable trend and to insist that building 
permits not be granted where conflicts of this nature 
may arise. The situation is becoming injurious to both 
the business neighborhood and some residential areas. 
The Chamber of Commerce should be waging an 
active campaign to ensure that building priorities 
occur within the CBD. 
The Chamber of Commerce is well equipped to 
monitor the real estate scene and to keep an accurate 
inventory of land uses. They can prepare for the 
future by designating those buildings which are likely 
destined to be removed or which on the other hand, 
can be recycled for new business opportunities. 
Generally speaking, secrets are not well kept in a 
small town. An official monthly meeting of the 
"rumor control officers" in town would help sort out 
Top: Park adjacent to residential neighborhoods. 
Middle: McGiuern Memorial Forest. 
Bottom: Crow Wing River. 
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fact from fiction m the current "planning" process. 
The CBD already functions as a type of buffer zone, 
being situated between the railyards and quieter 
residential areas to the north . In other areas of town 
open spaces designed both as active recreational areas 
and passive buff er zones should be a primary goal. 
Certain privately owned land could be acquired 
municipally with a view towards the future. A plan of 
future green space areas could be devised so that 
when land comes up for sale, the city could readily 
identify it as a key parcel for its open spaces network. 
With regard to design features, any network of open 
spaces can be connected with roads specially 
designated for bicycle or pedestrian pathways. 
Off-road areas can similarly be designated for off-road 
vehicles and snowmobiles. The existence of several 
parks without regard to some special means of 
connection to each other is an oversight. 
Top: Land reclamation for recreational use. 
Middle: Park shared with utility 
Bottom: Potential site for business district Mini-Park. 
LAND STREETS/HIGHWAYS, 
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A PROPOSAL FOR THE CBD 
The design proposal for the CBD contains a wide 
variety of ideas, some of which could be utilized 
exclusive of the others. It includes a whole range of 
projects from small, individual business efforts 
requiring little capital investment, to some requiring 
total community support. All are based on certain 
physical relationships which already exist. 
The Staples land use plan provides information 
concerning the CBD. It indicates a need to expand 
and diversify within a tightly bounded area, and to 
curb its present tendency to develop as a strip along 
2nd Avenue. (A "strip" is a development where all of 
the retail shops and services grow along the length of 
one street for several blocks; in some cities, for 
several miles.) The CBD in Staples has the 
opportunity to build and expand within its present 
confines and to remain a centrally located business 
community providing easy access to all residential 
neighborhoods. 
The "main street" of Staples developed perpendicular 
to its present two main transportation arteries: the 
highway and the railroad. The fact that it is now 
situated just off the "beaten track" is an excellent 
design asset. Staples' main street is in effect a side 
street as far as the automobile is concerned. Few 
people drive into the midst of the CBD unless they 
intend to shop. It was for this reason that some 
businessmen felt they could pursue this opportunity 
be exploring the possibility of redesigning a portion of 
4th street as a mall. It is undeniable that the success 
of some pedestrian malls has had a major impact on 
the economic vitality of business areas in towns of all 
sizes. However, their impact has not always been 
auspicious. What might be appropriate for some small 
Top: Fourth Street looking South from Highway 10. 
Middle: Fourth Street looking North from Highway 10. 
Bottom: Fourth Street (ca. 1937), looking North from 
passenger station. 
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towns is not necessarily in keeping with the present 
character and flavor that is unique to Staples. Plainly 
speaking, a pedestrian mall plan could have many 
adverse effects if it is out of proportion to the needs 
of the shoppers. In effect, a mall transforms an 
auto-oriented business area with a limited number of 
parking spaces into a type of strip commercial area 
perfectly scaled for pedestrians and browsers. The 
numerous and varied design implications of a mall 
within a small-town setting are not yet well 
understood. Actually, the implications remain highly 
debatable. There may be other approaches with an 
even greater impact. The 4th Street mall was just one 
of several design solutions that were examined. 
A basic design scheme evolved after listing and 
defining seven important design goals. These goals are 
all intended to achieve for the CBD something more 
than a simple whitewashing or beautification. They 
would provide the framework, the context, wherein 
one element of improvement, like clean-up, fix-up, or 
beautification would become part of a larger 
urbanization process. The first goal is to establish 
a sense of identity and definition. The scope of this 
identification occurs on two levels. First, the entire 
CBD can become a more distinguishable alternate 
shopping district within the region; and second, a 
more distinctive neighborhood within its own 
community. 
In the larger, regional sense, the CBD can grow to 
offer goods and services in competition with other 
retail centers such as Wadena, or even St. Cloud. In 
addition, it can offer types of goods or services 
simply not available elsewhere. AMTRACK passenger 
service is an example of one such service. The CBD's 
Sketches by a merchant explore the option of an open air mall. 
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already unique design characteristics can be 
developed to promote and identify Staples as a 
primary alternative to other retail centers. 
In a smaller, though no less important local sense, the 
physical definition, design and layout of the business 
neighborhood should be more distinct from the 
residential neighborhoods surrounding it. The 
business community cannot afford to encroach upon 
land in residential areas since this type of growth and 
expans10n is often disjointed, uneven and perhaps 
careless. 
This leads to the second goal: compactness. This is 
probably the most readily noticeable feature of even 
the most sprawling suburban shopping center. If 
goods and services are spread out too far, it is 
unlikely that any one business will be in a position to 
draw customers from another. The shopping center 
itself draws many browsers; many more than the total 
that would be drawn to individual business 
establishments alone. 
The next two goals follow from the one just stated. 
The shopping experience is a multi-faceted experience 
with numerous levels of involvement. Shopping 
should be a continuous experience within a intimate 
environment. If browsing in one store is to lead to 
browsing in another, the two stores should not be 
separated by distances which would require driving or 
some other unrelated activity. Gaps in the physical 
layout of shopping area lead to gaps in the shopping 
experience, making it a chore. Where distances are 
involved, a walkway system can be designed to 
encourage activities related to shopping and browsing. 
Areas between stores can be designed to encourage 
play by children, casual conversation among 
acquaintances, or similar activities. Continuity and 
intimacy can make the entire experience a pleasant, 
undisrupted yet varied one. 
Based on the four goals mentioned above, three 
additional goals come to mind. They all have to do 
with pedestrian circulation and vehicular traffic. 
When provided for, they make the implementation of 
the others much easier. Automobile parking and 
traffic control need to be dealt with very sensitively 
but also very boldly. 
Unlike their counterparts m metropolitan areas, 
out-state people generally insist on parking 
immediately adjacent to the store where they intend 
to shop. They would come back the next day rather 
than walk a block or two to reach their destination. 
For this reason it is necessary to provide ample 
parking. On the other hand, autos take up a great deal 
of land area that might otherwise be occupied by 
stores offering interesting and attractive merchandise. 
In a town with virtually no other alternative to 
driving except walking or bicycling, mass transit 
means automobiles. But as one wise designer once 
mused, "whenever distance increases more cars are 
needed; more cars demand more space; thus distances 
must increase; whenever distances increase ... " A 
balance between the necessity for automobile access 
to an area and the undisrupted shopping experience 
within the same area must be achieved. 
The sixth goal recognizes the fact that some shops are 
already distant from each other. They do not 
presently function within an area which could be 
called a business neighborhood. The addition of a 21 
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system for pedestrian movement can offer not only 
pedestrian access to an area but an exciting avenue 
through it. A system scaled specifically for the 
pedestrian can be a delightful transition from one 
focal point or activity node within the CBD to 
another, thus connecting previously separated areas. 
These several goals, as intertwined and complex as 
they are, indicate that a close look has to be taken at 
the land currently available within the CBD. How 
much is available for future development or 
alteration? Can it be used effectively within the 
context of the goals stated? Can some land take on an 
entirely new value? Efficiency of land use, the 
seventh and final goal, is the secret to the success of 
the others. Any future development within the CBD 
has to respect already existing relationships. 
Moreover, it has to be sensitive to the future potential 
of a growing, changing urban environment. There is 
some land within the CBD which is presently 
underutilized, or which is being overlooked as a 
reasonable location for new businesses. By responding 
to the seven goals outlined above, some land which 
appears to have little intrinsic value at the present 
time can become extremely valuable in the near 
future. 
Looking at a small area of the CBD along a short 
segment of 4th Street, there is already visible 
evidence of the coordination of several of these 
design goals. It is an area rich in business variety. It 
functions as a unique and well defined activity node. 
It is compact, continuous and intimate. The 
pedestrian canopy defines architecturally an area 
specifically set aside for pedestrians. It defines a space 
while at the same time adds a pleasant facade to the 
Staples State Bank (1958 & 19 76, respectively). 
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Renderings of existing Fourth Street and images of future streetscape. 
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individual shops. Architectural solutions such as this 
one (though not necessarily exactly similar) can be 
designed to connect this node, this activity center, 
with future activity centers within the CBD. 
Changes recommended for the continuing 
enhancement of 4th Street have to do mostly with 
beautification. This is a big job that has already 
reached an enviable level of completion, particularly 
along the west side of the street. Four design 
techniques are proposed to create an even friendlier 
atmosphere. 
The first technique includes the use of broad 
expanses of brightly colored canvas awnings. These 
can be added at relatively little expense to brighten 
the appearance of any store front. They can be 
particularly appealing on second floor level windows 
to unite the entire facade of a building with its 
ground level entrance. 
Similarly colored canvas banners underneath the 
wooden shake canopy ( on the other side of the 
street) could help unify both sides of the 
"streetscape". At this location they would visually 
lower the height of the canopy which at some points 
(in terms of human scale) is too high. Subtle splashes 
of color used extensively throughout the area could 
further enhance and define an entire environment. 
The second design technique is to widen the 
sidewalks where possible. The addition of green plant 
materials ( small trees and evergreen shrubs), a more 
visually appealing sidewalk surface (such as the paving 
brick used at the railroad depot) and space for park 
benches or bicycle racks would integrate the CBD 
very effectively with residential neighborhoods. It 
would also serve to Integrate this focal point within 
the CBD to other focal points to be developed at a 
later date. 
The third design technique is to eliminate the 
cluttered appearance of the streetscape by removing 
unnecessarily large signs. As the transition from an 
auto -oriented to a pedestrian- oriented street 
progresses it will become le$S necessary to have signs 
visible from a quarter mile away. For example, I 
would venture a calculated guess that 95 percent of 
the people who live within 25 miles of Staples already 
know where Huff Furniture and Ernie's t\larket are 
located. 
The fourth design feature is not a new one Staples. It 
is the reintroduction of angle parking. This proposal 
is made in conjunction with a plan to create several 
one-way streets within the CBD. Not all of the 
one-way street plans can be implemented until US 
Highway 10 is relocated. However, it would be 
advantageous to convert this short stretch of 4th 
Street soon and to begin thinking of it more as a 
parking lot and pedestrian area less as a vehicular 
thoroughfare. This new parking arrangement makes it 
possible to widen sidewalks, maintain a large number 
of parking spaces and create pedestrian crosswalk 
areas where the street is presently a barrier between 
shops. 
The decision to accept the necessity of some 
vehicular traffic rather than to ban it entirely (as 
along a mall) was based on an observation about small 
town living. For example, as a youth in a small town I 
remember that when someone in an auto honked at 23 
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me, it was more often than not because of the fact 
that they had recognized me, not that I was in their 
way. I happened to experience that same 
phenomenon in Staples after several visits there. 
Small towns can accommodate an interface between 
people whether they encounter each other on the 
sidewalk as pedestrians or on the street as 
pedestrian/motorist. In this way and others, neither 
personal contacts nor the small town lifestyle are 
particularly threatened by automobiles. An important 
ingredient might be unnecessarily eliminated from the 
social environment were the street to be altered too 
drastically. 
Nonetheless, the one-way street proposal is a bold 
one in its entirety. It was devised to control traffic 
within the CBD, to make underutilized land within 
the CBD more accessible and to make the CBD more 
identifiable for shoppers from out-of-town. More 
specifically, 1st Avenue would become a one-way 
cast-bound arterial from the west end of town to the 
city hall, and 2nd Avenue would become a one-way 
west bound from 4th Street. By doing this, traffic 
from the west can be "captured" and directed into or 
through the CBD without any unnecessary crowding 
along 2nd Avenue. Land adjacent to 1st Avenue can 
then be used more effectively as future commercial 
building sites. 
As a means of expansion, it would be appropriate to 
re-examine spaces behind the shops on either side of 
4th Street as possible new focal points. Two 
additional focal points are developed within the 
proposal rather than attempting to stretch the 
existing one. A pedestrian system is placed 
perpendicular to 4th Street, roughly bisecting it, in 
D 
D 
= 
ou 
Schematics indicating approximate area 
of central business district and the means to expand it 
through the addition of new focal points, and new 
pedestrian/ vehicular circulation routes. 
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order to integrate three shopping areas as if fused 
together into one sector. 
The eastern focal point is developed to emphasize 
outdoor amenities and intimate passageways. As a 
mini-park, this new area can be developed to serve 
young and old alike as they browse from one shop to 
another. Placed away from the noise, confusion and 
danger associated with Highway 10 it is an area for 
conversation, for children's totlots, for new entrances 
to shops, for a whole array of activities related to 
shopping. The most important key element to this 
design objective is the cooperative effort of the shop 
owners in the area. It is necessary to design new 
"rear" entries to their stores. It is not hard to imagine 
that as customers become familiar and comfortable 
with this shopping center concept and convenience 
that they will begin to think of the "rear" of the 
store as the front. 
As with 4th Street, paving brick, bright awnings, trees 
and shrubbery can make this an extremely inviting 
place to be. This spacealsoaccommodates occasional 
delivery vans as the alley traditionally has. However, 
this transition from alley to "vest-pocket " park 
would be a very significant asset. 
A large area of land behind the Staples State Bank is 
proposed as the site for the third focal point and a 
much different type of development. The land, 
currently used only for parking, seems to be begging 
for a better use. A new commercial facility would 
house a mixture of retail stores, specialty shops, 
professional offices, a pizza parlor, a night club, etc. 
Depending on its design (see chapter six) a new 
Two views of existing site for proposed Mini-Park. 
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building offering space for from eight to ten new 
businesses could fit the site easily. Shopping patterns 
identical to those which already exist along 4th Street 
can be extended to a new area if it is properly 
integrated. 
A new building is by itself just a partial design 
response to the urban planning needs in this block. 
The relatively large land area available in this location 
suggests that other needs can also be accommodated 
there. A town plaza situated in the center of this site 
could be a town square, something that Staples has 
never had the opportunity to enjoy. It would be an 
area serving as a community focal point, not just as a 
commercial focal point. 
Imagine for a moment, an area for annual festivities 
such as VFW ceremonies, retail exhibitions, art and 
craft fairs, fashion shows, the winter ice carnival, and 
sporting equipment shows. Imagine weekly activities 
such as summer evening band concerts, Chamber of 
Commerce events, outdoor theater productions, 
outdoor dining or popular entertainment. The list of 
special and daily events that could be promoted is 
endless. 
Several short tree-lined pedestrian promenades 
leading to the plaza invite both regular shoppers and 
infrequent visitors into the midst of the retail 
community. Play areas make it easier for parents of 
young children to shop with a minimum of hassle. 
Conversation areas, an information kiosk and other 
points of attraction can welcome many new shoppers 
to the Staples business district. 
Two views of Bank parking lot, proposed site for office 
building and town square. 
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Another asset would be the continuation of the 
pedestrian system first mentioned above. More store 
owners would hopefully be tempted to draw a new 
conclusion about "rear" store entries. The Rexall 
Drug Store f eaturcs a new entry at the "rear" that has 
proven to be a very unique solution to a problem of 
access. Apparently many customers have noted the 
convenience while others still feel awkward about 
entering the store at the back. 
It is my contention that concomitant with other 
developments (such as a town square) on the interior 
of the block, anyone's decision to add another front 
onto his store would prove to be an increasingly 
beneficial addition. Increased access to the store, and 
impulse buying by people using the store as a 
pedestrian thoroughfare would help business. 
With three shopping focal points, a pedestrian system 
scaled to browsers, new commercial buildings, and 
traffic control with additional off-street parking, 
Staples will begin to meet the needs and desires of its 
consumer public. 
Site plan indicating; A, Community Plaza; B, Internal Parking; C, Overhead Walkway/Plaza; 
D, Two story office complex; E, One way Fourth Street; F, Pedestrian Alley/Walkway; G, Mini-Park. 
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Several weeks following the presentation of the 
redevelopment proposal to the business leaders in 
Staples, the actual physical design of a new 
commercial building suggested for the plaza area was 
begun. One thing led to another with new 
considerations and factors emerging. Before finishing, 
I had developed a second concept for the downtown 
area. 
There are definite and strong similarities between the 
tw-> proposals. However the solutions are arrived at 
from different starting points. The first proposal was 
determined on the basis of seven critical design goals 
selected on the basis of their significance to Staples in 
particular. The second proposal has its origin in the 
general design concepts used for regional shopping 
center plans. A shopping center concept can be 
adapted to the existing CBD land use situation in 
Staples provided that care is taken to assure that none 
of the seven previously stated design goals are 
violated. 
The solution for the first proposal relied heavily on 
the inclusion of outdoor spaces as community 
oriented focal points. The second design concept is 
based rather on time-tested and proven shopping 
center merchandising plans which feature major 
"key-tenants" or traffic generators as focal points. A 
modern shopping center in the Metropolitan Twin 
City area would typically feature up to four key 
tenants located at either end of two bisecting axes. 
Two large full-line department stores such as Sears 
and Dayton's would be located at opposite ends of 
the major axis with perhaps a J.C. Penney's and a 
Woolworth's located at opposite ends of the shorter 
axis. 
Any variation of the basic theory of this "double-pull 
plan derives its strength from the fact that shoppers 
and browsers attracted to the center by the existence 
of the larger retailers will also be drawn to the 
specialty shops located between the two main stores. 
While walking from one department store to another, 
it is possible that the average browser will pass two or 
three shoe stores before deciding that, yes, he could 
use an extra pair of socks. On the other hand, a 
shopper coming to the center to purchase a specialty 
item from a smaller shop will often linger or explore 
in several other stores. AB long as he is there, and 
other attractions are convenient, he will likely 
continue browsing. Convenience and variety are the 
major factors in any shopping center concept. 
These factors are typical of any shopping center. 
They are in fact, typical of Staples. The primary 
difference between Staples and Shopping-Town,USA 
is that Staples does not benefit from a well-conceived 
merchandising plan. The merchandising plan which 
currently characterizes the organizational layout and 
physical relationships among business types in Staples 
can best be explained as the result of historical 
evolution. In comparison with the shopping center 
prototype, it is haphazard. 
Nonetheless, small towns reamm hands-down 
favorites among an ever increasing number of 
newcomers tired of the predictability, homogeneity 
and conformity of their urban environment. Most 
shopping centers in urban areas are alike. The 
differences among them seem to be merely cosmetic. 
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Staples cannot afford to glamorize itself. People want 
to be able to identify a a small town when they see 
one. The most enduring changes that would enhance 
the existing shopping area are those that will effect its 
function. In this sense, the large city shopping center 
prototype has some real meaning. Unlike the first 
proposal presented for Staples, really significant 
change will require more than the addition of several 
buildings and a community oriented plaza. It will 
require the subtle convergence of two equally 
important and perhaps even mutually exclusive ideas. 
One idea is new: a shopping center merchandising 
plan. The other idea is old: an existing town. 
There is potential for dilemma in all of this. A new 
idea cannot be imposed upon the old without 
implying excusivity. Between them, there is no one 
better idea; they are both good ideas with different 
histories. Their beginnings could not be more 
distinctly different. They are nearly diametrical 
opposits that have to be brought together into a 
hybrid which exibits the best qualities of both. 
This dilemma is eased somewhat by the fact that the 
existing physical environment in Staples is not 
prototypical of most small towns. It conforms neither 
Using a highly refined and structured environment as 
a base, shopping center designers often attempt to 
recreate the vitality, adventure, and sense of place 
peculiar to small towns. They often introduce 
obvious decorative details which have become 
tiresome sliches of the country "look". Staples 
already has a small-town country appearance. In fact, 
it will have to make a conscious effort to retain the 
precious rough-hewn appearance that remains. 
to the town square orientation nor to the strip 
orientation of many communitites. Its seemingly 
haphazard development is a peculiar advantage since 
its future is not yet locked to a particular formula. 
From the other direction, workable variations on the 
shopping center theme do exist with many forms 
reflecting essentially the same function . Some form 
of the shopping center function can be adapted to 
and not imposed upon the central business district. 
Both, it would seem, are pliable enough to come 
together. 
At this time, the centrally located 4th Street 
shopping district has no single "key- tenant". On a 
Saturday morning Ernie's Supermarket comes close 
to being one, but generally speaking, the main traffic 
generators in the area would all normally be classified 
as secondary traffic generators. The apparel shops, 
the variety store, the furniture and appliance dealers, 
the Staples State Bank, work well together primarily 
because they are clustered into a compact area. 
The real impetus for the consideration of this second 
proposal has come with the recent relocation of 
Ernie's Supermarket. The proprietor of the Coast to 
Coast Hardware store is also contemplating a new 
location. Both of these businesses could serve as 
magnets requisite for a revised town merchandising 
plan. 
If Staples were to adopt a variation of a shopping 
center plan it would not likely fall into any particular 
category. It would fall somewhere between the 
established categories of "neighborhood" shopping 
cc n ter and "intermediate" shopping center. A 
neighborhood shopping center is characterized by a 29 
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major supermarket as its principal tenant and a trade 
area population of from 5,000 to 40,000. An 
intermediate shopping center is characterized by a 
junior department store or a strong specialty store as 
its major tenant. It also creates some comparison 
shopping facilitites by featuring, for example, two 
family shoe stores or two ladies apparel shops, etc. 
The trade area population typical of an intermediate 
shopping center is from 40,000 to 150,000. 
The trade area is the area of influence from which a 
shopping center could expect to derive as much as 
85% of its total sales volume. The primary trade area 
is the area of strongest influence, normally three to 
six miles from the site. The secondary and tertiary 
areas are those of lesser influence and in the case of 
Staples, could extend up to 30-35 miles. A very rough 
estimate of the trade area population for Staples 
(based on one-half the populations of Cass, Morrison, 
Todd and Wadena counties) would equal 
approximately 45,000. This figure is introduced only 
to approximate, not to define, the potential of Staples 
as a major retail trade center. 
A realistic merchandising plan would feature a 
relocated Coast to Coast hardware store, the existing 
I3atcher's Department Store and the new Ernie's 
Supermarket as the "key-tenants". Ironically, these 
existing or proposed locations correspond almost 
exactly to the merchandising plan of the Southdale 
regional shopping center southwest of Minneapolis. 
Southdale is known as the first successful, fully 
enclosed and climatized shopping center in the 
nation. It was the first among many first-generation 
design approaches that proved the validity of the 
double-pull magnet idea. Staples can make use of an 
identical approach without sacrificing its ex1stmg 
sense of identity or investing in the costly niceties of 
a fully enclosed mall. 
Beyond the location of key tenants as the primary 
traffic generators, there is also the necessity of 
developing clusters of the same or similar types of 
establishments. " Compartmentalization" of similar 
secondary traffic generators of similar traffic users 
(stores whose business is dependent upon traffic 
generated by the larger ones) is necessary to create 
added convenience of comparison shopping. Most 
apparel or apparel related stores are typically 
clustered within the same general area of a center . A 
butcher shop, a delicatessan and/or a liquor store 
would be located in the vincinity of a major food 
market. A bakery or coffee bar would work well with 
a family oriented restaurant and a fast food carry-out. 
Who can walk past three food service establishments 
without suffering hunger pangs? 
Aside from the element of inducing impulse buying it 
is essential for the shopper to know that no matter 
what his mood or budget, he can find what he is 
looking for within easy reach. This idea of 
compartmentalization may be the most difficult to 
achieve within the already established framework of 
business locations and property ownership. Some 
clusters already do exist. Nonetheless, many changes 
will occure before the year 2000. Any future decision 
concerning the relocation of a business must be made 
with some degree of response to this important issue. 
Other prominent land use considerations have to do 
with common areas and fringe property. As with the 
first proposal, common areas arc crucial to the 
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implementation of a pedestrian system which links 
the magnet stores into a unified center. None of the 
large stores would function as a magnet without a 
pedestrian linkage common to, and among them. This 
system would provide not only access but also rest, 
recreational and information areas away from 
vehicular traffic routes. In this regard I would 
recommend the recycling of the present bakery and 
coffee shop ( on the west side of 4th Street) as a 
multiple use activity area. In addition to a 
coffee/bakery"bar", the space could be developed as a 
public, sheltered arcade and pedestrian thoroughfare. 
A privately operated coffee bar would thrive among 
other public amenities that would include restrooms, 
a pay telephone, a postal service machine, and 
informational map, an informal conversation area, a 
taxi stand, a walk-up bank teller, etc. 
Fringe property includes the property surrounding a 
shopping center. The value of this property may well 
increase rapidly in the future as the shopping center 
attracts other intensive land uses such as office 
buildings, hotels, etc. This proposal already assumes 
the desireability and need for a combination multiple 
tenant retail/professional office building at the corner 
of 1st Avenue and 3rd Street. In this case the ground 
floor area of the two story building is designed for a 
pizza parlor, night club and a variety of other retail 
stores. The second floor is · divided for use as 
professional and commercial office modules. Because 
of the close proximity of neighborhood areas, the 
fringe property development of the CBD will become 
an extremely sensitive issue. In a small town it should 
be possible to accommodate all of the business 
community activities within a relatively small area by 
using a shopping center concept. 33 
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So now what? There are many approaches to the 
actual implementation of a redevelopment project. 
The first is simple and obvious: do nothing! The "do 
nothing" approach is one extreme derived from the 
view that change is either unnecessary and/or 
undesireable. This view further implies that change 
ought to be independently initiated and implemented 
solely by each individual business proprietor. This 
type of progress, based on the historical laissez-faire 
model, is not sufficient, however, to effect the broad 
scope of change recommended for Staples. Individual 
real property and capital improve men ts are necessary, 
but improvements to upgrade the entire business 
community are also necessary 
If the "do nothing" approach is one extreme, then 
the other extreme is to implement change through 
the enactment and strict enforcement ·of stringent 
city ordinances. In this case, change is brought about 
by compliance with city ordinance through law 
enforcement. There is not much to be said for this 
method except that it would not likely produce the 
desired results. It would tend to limit innovative 
problem solutions while providing direction only in a 
preventive way. 
A more 1 i k e 1 y and feasible approach to the 
redevelopment of the Staples Central Business 
District is through Tax Increment Financing. Tff is a 
method of red eve loping or renewing an area 
according to an approved plan on a locally financed 
basis. Redevelopment, renewal and planning are 
constructive tools that can be used to rc-~tore 
community vitality, enhance community appl·-i.rance, 
and at the same time develop and maintain a stable 
tax base. 
Tax Incremant Financing has been incorporated in 
the Minnesota Housing and Redevelopment Ace as' an 
alternative to federally financed urban renewal. It is a 
unique approach to redevelopment whereby the 
municipal government can provide the financial 
support for a local Housing and Redevelopment 
Authority project with local funds. A local H.R.A. 
does exist, but except for administrative tasks related 
to the operation of the High Rise Apartments for the 
Elderly, is largely inactive. 
By definition, tax increment financing deals only 
with the increased property taxes that are generated 
from within the redevelopment area. For example, a 
redevelopment area might consist of a single parcel of 
land which currently generates $300 of taxes 
annually. If this property were acquired by the local 
Housing and Redevelopment Authority, cleared and 
resold for private development so as to produce 
$3000 property taxes per year, there would be a tax 
increment of $2700. This increment would be used 
exclusively for the retirement of the general 
obligation bonds issued by the municipality to 
acquire and prepare the property for sale to the 
developer. The original $300 tax derived from the 
area would not be pre-empted. During the bond pay 
back period ( typically twelve years) the original tax 
yield of $300 would continue to be distributed to all 
local taxing jurisdictions. After the bonds have been 
retired, the tax increments will also be distributed to 
all local taxing jurisdictions. The net result of a 
redevelopment program is an improved tax base that 
will benefit the entire community. 
A completed redevelopment plan should include five 
clements which: (1) state the need for and 34 
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description of the project. (2) identify land parcels 
and costs, (3) cite public improvements and land 
clearance, ( 4) describe land marketing and selection of 
developer, and ( 5) establish financial requirements. 
The redevelopment process includes action by three 
municipal groups: the local Housing and 
Redevelopment Authority, the city council and the 
city planning commission. Initially, a feasibility study 
and preliminary development plan are derived from 
goals determined by the HRA. This plan is then 
submitted to the planning commission for review. 
The redevelopment plan, along with comments made 
by the planning commission, is submitted to the 
municipal council for approval. Prior to approval by 
the council, the council must hold a public hearing on 
the plan to consider the public need for the project. 
The plan must also be shown to be consistent with 
the comprehensive, zoning and land use plans 
previously adopted by either the council or the 
planning commission. All three groups are therefore 
responsible for the determination of the final 
redevelopment plan prior to city council approval. 
Following approval, the HRA can begin to formalize 
the redevelopment commitments , and propose the 
sale of bonds by the city council. General obligation 
bonds are backed by the full faith and credit of the 
municipality. Tax increment bonds sold by the 
municipality normally include expenses for land 
acquisition, clearance and site preparation, and utility 
placement. Administrative costs for legal, planning 
and financial consultant fees are also included. Other 
costs necessary to carry out the program need to be 
identified prior to bond sale to determine the gross 
cost amount. 35 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
After the bond sale, the HRA may acquire the land, 
and in cooperation with the council authorize site 
improvements. The HRA then sells the improved land 
parcel to the selected developer. Following 
development, tax increments become available for 
bond retirement. 
The economic success of the TIF program depends in 
part on firm redevelopment commitments showing 
that redevelopment is actually imminent. The 
economic feasibility of the project needs to be 
studied carefully. Most communities hire a fiscal 
consultant whose professional responsibility would be 
to allow the various elements of the financial package 
to come together, ensuring that land costs are 
attractive to the developer and that bond 
indebtedness is not excessive. 
The services of a professional planner are also 
desireable. Unlike the development of industrial land 
parcels where "raw" land is used, urban 
redevelopment often depends on the purchase, 
relocation and/or reestablishment of existing 
properties and businesses. Relocation assistance must 
be provided by the HRA. 
To summarize the process, the essential ingredients of 
any redevelopment approach are to have an agreed 
upon plan, to assemble the land parcels, to attract a 
developer who will respond to the plan, and to 
authorize public improvement. More specific 
information about the Tax Increment Financing 
approach in particular, is available through the Office 
of Local and Urban Affairs of the Minnesota State 
Planning Agency in St. Paul 
The people of Staples are serious about the future 
development and redevelopment of their urban 
environment. An approach such as TIF is well suited 
to provide the legal authority and sound financial 
programming needed to effect the type of change 
that is deemed desireable. The city has an informed 
citizenry, an enlightened planning commission, an 
active, concerned city council and a local, though 
inactive H.R.A. The time for transition from 
D.R.E.A.M.S. to H.R.A. is at hand. It may be now. 
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